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At the request of PKL Investments, LLC and the City of Covina, Land 
Development Consultants (LDC) has prepared a Sewer Capacity Study 
comparing the existing and proposed sewage generation for APNs 8421-001-
016 and 8421-001-061, 1000 N. Azusa Avenue, in the City of Covina 
(hereinafter referred to as “Property”).  The Property is located towards the 
northeast corner of Cypress Avenue and Azusa Avenue intersection, and is 
approximately 7.9 acres.  See Appendix A for an existing aerial of the Property.  
Appendix B shows the proposed Site Plan for the Property, consisting of 
condominium units and fast-food/retail fronting Azusa Avenue.  The fast-
food/retail component consists of approximately 2.9 acres, while the residential 
component is approximately 4.9 acres. 
 
The Property is presently designated General Commercial (GC) by the City’s 
General Plan and zoned C-4 by the City’s Zoning Code.  By way of Tract Map 
No. 82315 (Appendix C), Parcels 2-4 will remain the same land use and zoning.  
Only Parcel 1 will change designation to residential through the Cypress Villas 
Specific Plan. 
 
The Property is currently improved with one (1) building, which served as a 
grocery store.  The site is now vacant with the building now abandoned.  The 
Property currently connects to sewer towards the north of the Property, along 
Azusa Avenue.  The existing line is an 8” V.C.P., and runs westerly through 
Azusa Avenue to a service road and easement, then southerly down Homerest 
Avenue, eventually connecting to Sanitation District lines.  Please see Appendix 
D, As-Built Plan and Profile of Sanitary Sewer in Azusa Avenue Service Road, 
Sheets 1 and 2, and Appendix E, Sewer Index Sheet E-2257.  
 
          
     



 

The purpose of this Sewer Capacity Study is to calculate the existing and 

proposed sewage generated from the Property.  Calculations will show that the 

proposed development will not exceed the allowable capacity of the existing 

sewer main.  This study will also demonstrate that the proposed development 

will not exceed the existing capacity, based on zoning coefficients and 

calculations.  The wastewater flow from the proposed site is calculated per 

County of Los Angeles Department of Public Works’ Estimated Average Daily 

Sewage Flows for Various Occupancies as found in Appendix F. 
 

  
 
The proposed development per Tract Map No. 82315 is located on the northeast 

corner of Cypress Avenue and Azusa Avenue, in the City of Covina, County of 

Los Angeles, State of California. Development of the proposed project site will 

consist of a residential and commercial component.  Parcel 1 will consist of a 

stand-alone residential community, with gated access, entry from Cypress 

Avenue, and includes 61 condominium units, open space, amenities, garage 

and visitor parking, private yards, and two- and three-story elevation options.  

Parcels 2, 3, and 4 of Tract No. 82315 will front along Azusa Avenue, and will 

be the retail/fast-food component of this project.  Currently proposed are three 

small retail/fast-food buildings with potential drive-thrus.   

 

The equation for the tributary sewer discharge is as follows: 
 
                                             Q = ZA 
                            Where Q = Sewer discharge (cfs) 
                                      Z = Zoning coefficient (cfs/acre) 
                                      A = Area (acres) 
 



 

The corresponding zoning coefficients were obtained from the County of Los 

Angeles Department of Public Works.  This equation is common-practice in 

sewage generation, and utilizes zoning and acreage information to determine 

generation factors.  The wastewater flow from the proposed site is calculated 

per County of Los Angeles Department of Public Works’ Estimated Average 

Daily Sewage Flows for Various Occupancies as found in Appendix F. 
 

The generation factor for commercial (C-1 through C-4) is 0.015 cfs per acre 

based on the LADPW Sanitary Sewer Procedural Manual, Estimated Average 

Daily Sewage Flows for Various Occupancies (Appendix G).  The Property is 

7.99 acres. 

0.015 cfs/acre * 7.99 acres = 0.1198 cfs 

Peak factor = 2.5 (based on LADPW) 

0.1198 cfs x 2.5 = 0.299 cfs  

1 cfs = 448.83 GPM 

0.299 cfs * 448.83 = 134.48 GPM 

 

The Property will be subdivided into the following: 4.99 acres residential and 

2.93 acres commercial.  (0.078 acres will be street dedication)  



 

The generation factor for residential (R-1) is 0.004 cfs per acre based on the 

LADPW Sanitary Sewer Procedural Manual, Estimated Average Daily Sewage 

Flows for Various Occupancies (Appendix G).  The residential component is 

4.99 acres. 

0.004 cfs/acre * 4.99 acres = 0.0199 cfs 

Peak factor = 2.5 (based on LADPW) 

0.0199 cfs x 2.5 = 0.0499 cfs  

1 cfs = 448.83 GPM 

0.0499 cfs * 448.83 = 22.39 GPM 

 

 

The generation factor for commercial (C-1 through C-4) is 0.015 cfs per acre 

based on the LADPW Sanitary Sewer Procedural Manual, Estimated Average 

Daily Sewage Flows for Various Occupancies (Appendix G).  The commercial 

component is 2.93 acres. 

 

 



 

0.015 cfs/acre * 2.93 acres = 0.04395 cfs 

Peak factor = 2.5 (based on LADPW) 

0.04395 cfs x 2.5 = 0.109 cfs  

1 cfs = 448.83 GPM 

0.109 cfs * 448.83 = 49.32 GPM 

 

Based on the above calculations, the existing Property generates 0.299 cfs and 

134.48 at its current zoning and land use.  The proposed development will 

generate a total of 0.158 cfs (0.049 [residential] + 0.109 [commercial]) and 71.71 

GPM (22.39 GPM [residential] + 49.32 GPM [commercial]). 
 

SEWAGE GENERATION SUMMARY 

 TOTAL CFS 
(includes Peak Factor) 

TOTAL GPM 
(includes Peak Factor) 

EXISTING PROPERTY 

(COMMERCIAL) 
0.299 CFS 134.48 GPM 

PROPOSED DEVELOPMENT 

(RESIDENTIAL + COMMERCIAL) 
0.158 CFS 71.71 GPM 

DIFFERENCE/DEFICIT 0.141 CFS 62.77 GPM 

 



 

                      
 

Based on the findings of this report, the proposed development will discharge a 

peak flow of 0.158 cfs and 71.71 GPM.  There will be a reduction of sewage 

generation of 0.141 cfs and 62.77 GPM from the existing allowable land use.     

DUE TO THE REDUCTION IN SEWAGE GENERATION FOR THE PROPOSED 

DEVELOPMENT, MITIGATION IS NOT WARRANTED.  CALCULATED 

RESULTS SHOW THE PROPOSED DEVELOPMENT WILL HAVE LESS 

IMPACT ON THE EXISTING SEWER SYSTEM THAN EXISTING ZONED 

CONDITIONS.  THE PROPOSED DEVELOPMENT WILL GENERATE 

SIGNIFICANTLY LESS CFS AND GPM THAN THE EXISTING ALLOWABLE 

LAND USE. 

 

Please see attached for the following supplemental information related to this 

Sewer Area Study. 

▪ Appendix A – Existing Aerial of the Property 

▪ Appendix B – Site Plan for Tract No. 82315 

▪ Appendix C – Tentative Tract No. 82315 

▪ Appendix D – As-Built Plan and Profile in Azusa Avenue Service Road, 

Sheets 1 and 2 

▪ Appendix E – Sewer Index Sheet E-2257  

▪ Appendix F – Estimated Average Daily Sewage Flows for Various 

Occupancies  

▪ Appendix G – Flow Diagram for the Design of Circular Sanitary Sewer, 

Standard S-C4 
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THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF COVINA, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: PARCEL 1: (PORTION OF APN: 8421-001-061) THE SOUTHERLY 150 FEET OF THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE ON APRIL 21, 1877, LYING NORTHERLY OF THE NORTHERLY LINE OF THE SOUTHERLY 506.90 FEET OF SAID LAND. PARCEL 1A: A NON-EXCLUSIVE EASEMENT FOR INGRESS AND EGRESS, AND FOR PUBLIC UTILITY PURPOSES, OVER THE EASTERLY 25 FEET OF THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE ON APRIL 21, 1877, LYING NORTHERLY OF THE NORTHERLY LINE OF THE SOUTHERLY 506.90 FEET OF SAID LAND. EXCEPT THAT PORTION OF SAID LAND DESCRIBED IN THE DEED RECORDED JANUARY 13, 1964 IN BOOK D2320, PAGE 558, OFFICIAL RECORDS. ALSO EXCEPT THE SOUTHERLY 150 FEET. PARCEL 2: (PORTION OF APN: 8421-001-061) THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND, FILED IN THE DISTRICT LAND OFFICE, APRIL 21, 1877, DESCRIBED AS FOLLOWS: BEGINNING AT THE INTERSECTION OF THE NORTHERLY LINE OF THE SOUTHERLY 16.5 FEET OF SAID WEST HALF WITH A LINE WHICH IS PARALLEL WITH AND 150.00 FEET WESTERLY, MEASURED AT RIGHT ANGLES FROM THE WESTERLY LINE OF TRACT NO. 18938, AS PER MAP RECORDED IN BOOK 496, PAGES 21 AND 22 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY; THENCE ALONG SAID PARALLEL LINE NORTH 00° 21' 56" EAST 290.41 FEET TO A LINE WHICH IS PARALLEL WITH AND 290.4 FEET NORTHERLY MEASURED AT RIGHT ANGLES FROM SAID  56" EAST 290.41 FEET TO A LINE WHICH IS PARALLEL WITH AND 290.4 FEET NORTHERLY MEASURED AT RIGHT ANGLES FROM SAID NORTHERLY LINE; THENCE ALONG LAST DESCRIBED PARALLEL LINE SOUTH 89° 57' 38" WEST 243.35 FEET TO A LINE WHICH IS PARALLEL WITH AND 220.00 FEET EASTERLY MEASURED AT RIGHT  38" WEST 243.35 FEET TO A LINE WHICH IS PARALLEL WITH AND 220.00 FEET EASTERLY MEASURED AT RIGHT ANGLES FROM THE EASTERLY LINE OF AZUSA AVENUE, 100 FEET WIDE; THENCE PARALLEL WITH SAID EASTERLY LINE SOUTH 00° 27' 45" WEST 290.41 FEET TO SAID NORTHERLY LINE; THENCE  45" WEST 290.41 FEET TO SAID NORTHERLY LINE; THENCE ALONG SAID NORTHERLY LINE NORTH 89°57' 38" EAST 243.80 FEET TO THE POINT OF BEGINNING.  38" EAST 243.80 FEET TO THE POINT OF BEGINNING. EXCEPT THEREFROM THE WESTERLY 100 FEET THEREOF. PARCEL 3: (PORTION OF APN: 8421-001-061) THE SOUTH 200 FEET OF THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND, FILED IN THE DISTRICT LAND OFFICE, APRIL 21, 1877, LYING NORTHERLY OF THE NORTHERLY LINE OF THE SOUTHERLY 306.9 FEET OF SAID LAND. PARCEL 4: (PORTION OF APN: 8421-001-016) THE NORTHERLY 150 FEET OF THE SOUTHERLY 300 FEET OF THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE ON APRIL 21, 1877, LYING NORTHERLY OF THE NORTHERLY LINE OF THE SOUTHERLY 506.90 FEET OF SAID LAND. EXCEPT ALL OIL, MINERAL, GAS AND OTHER HYDROCARBON SUBSTANCES BELOW A DEPTH OF 500 FEET UNDER THE REAL PROPERTY HEREINABOVE DESCRIBED WITHOUT THE RIGHT OF SURFACE ENTRY, AS RESERVED BY A.S.D., A CALIFORNIA LIMITED PARTNERSHIP, IN THE DEED RECORDED JULY 19, 1985 AS INSTRUMENT NO. 85-828960. PARCEL 4A: A NON-EXCLUSIVE EASEMENT FOR INGRESS AND EGRESS, AND FOR PUBLIC UTILITY PURPOSES, OVER THE EASTERLY 25 FEET OF THAT PORTION OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, TOWNSHIP 1 SOUTH, RANGE 10 WEST, SAN BERNARDINO MERIDIAN, IN THE CITY OF COVINA, ACCORDING TO THE OFFICIAL PLAT OF SAID LAND FILED IN THE DISTRICT LAND OFFICE ON APRIL 21, 1877, LYING NORTHERLY OF THE NORTHERLY LINE OF THE SOUTHERLY 506.90 FEET OF SAID LAND.  EXCEPT THAT PORTION OF SAID LAND DESCRIBED IN THE DEED RECORDED JANUARY 13, 1964 IN BOOK D2320, PAGE 558, OFFICIAL RECORDS. ALSO EXCEPT THE NORTHERLY 150 FEET OF THE SOUTHERLY 300 FEET THEREOF.
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